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Historic Tax
Credit by the
Numbers

2018 numbers borrowed from

Novogradac, a firm that does

HTC and other TC consulting
and research

https://www.novoco.com/periodicals/articles/historic-tax-credits
-2020

WHAT GETS BUILT

43,328 278,270

MTC-FUNDED REMABILITATED MOUSING
PROJECTS CERTIFIED THROUGH UNITS FINANCED WITH HTCs IN

PROGRAM'S HISTORY. PROGRAM'S HISTORY.
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289,933 160,058
NEW HOUSING UNITS LOW- AND MODERATE-INCOME
FINANCED WITH HTCs IN HOUSING UNITS FINANCED WITH

PROGRAM'S HISTORY. HTCs IN PROGRAM'S HISTORY.

ECONOMIC IMPACT
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https://www.novoco.com/periodicals/articles/historic-tax-credits-2020
https://www.novoco.com/periodicals/articles/historic-tax-credits-2020

ECONOMIC IMPACT

$ AMOUNT OF PRIVATE FUNDS
144 GB LEVERAGED BY THE HTC
- PROGRAM THROUGH FY 2017
FEDERAL TAX REVENUE GENERATED
32 4 B BY HTC DEVELOPMENTS
- OVER HISTORY OF PROGRAM

INFLATION-ADJUSTED COSY OF
FEDERAL TAX CREDITS GRANTED
- OVER MISTORY OF PROGRAM

Basically credit
pays for itself o F ESEETT S

- - -

PROPERTY INVESTMENT.
X :I 0.799, Zupmmsssen e

$ 4 AMOUNT OF PRIVATE INVESTMENT

CREDITS FOR 2000-2010.

=
2.94M 106,846

ESTIMATED JOBS CREATED BY ESTIMATED JOBS CREATED
HTC DEVELOPMENTS BY HTC PROJECTS IN FY 2017.
IN MISTORY OF PROGRAM

WIDESPREAD, BENEFICIAL




Used

nationwide on a

variety of
projects

ESTIMATED JOBS CREATED BY
HTC DEVELOPMENTS
IN MISTORY OF PROGRAM

v

WIDESPREAD, BENEFICIAL

WITH COMPLETED HTC-
FINANCED PROPERTY IN
ADDITION TO THE DISTRICY

OF COLUMBIA, THE U.S. VIRGIN
ISLANDS AND PUERTO RICO.

5 NUMBER OF STATES

20%

OF HTC DEVELOPMENTS IN
FY 2017 THAT WERE $1 MELLION
OR LESS IN CREDIT GENERATION,

NOVOGRADAC Soartes Ratonsl Pack Servy

00 & COMPANY w» v

STATES CURRENTLY WITH
L) STATE-LEVEL HTCe

60%

OF HTC DEVELOPMENTS
SINCE 2002 THAT ARE IN
LOW-MODERATE-INCOME CENSUS TRACTS.

ESTIMATED JOBS CREATED
BY HTC PROJECTS IN FY 2017.




Dispel the Perception Problem

Perception HTC requires museum style restoration

“There can be concern regarding Quotes taken from “Historic Tax Credits 2020 by real
potential design limitations. This estate expert John M. Tess of Novogradac

concern is more perception than
reality. NPS, which is responsible for
reviewing and approving HTC work, is
primarily focused on the R T
preservation/treatment of historic il L) EE !
material and the aesthetic

compatibility of renovation design
and new construction. Typically, the
more visible an element on a

building, the greater the scrutiny by Try to help us think like developers and investors!
NPS.




Reality Lots of Design Opportunities

Vibrant New Uses
“For example, exterior and public : R A

space treatments are more important
to the NPS than remote interior —
spaces. Ironically, although the oy
installation of new systems (e.g.,
mechanical, plumbing, electricity,
telecommunications, and fire and life
safety) are often hefty budget items,
within limited parameters (such as
whether ducting is exposed or
buried) NPS review tends to take a
light hand in this realm.”

_




Dispel the Perception Problem

HTC can preserve very important landmark buildings and give important new uses

The owners of the 1949
McKissack & McKissack
designed Universal Life
Insurance building in Memphis
used HTC to rehabilitate the
building in an area prime for == .
high-rise redevelopment.




Dispel the Perception Problem

Perception HTC requires museum style restoration

The rehabilitation design honored the buildings history by maintaining the overall office plan,
and restoring original details like doors, floors, and wrought iron stair handrails but allowed
for open offices and green features.

View of the updated former clerical pool space View of the second floor lobby



Dispel the Perception Problem

Perception HTC requires museum style restoration

All while following the Standards,
the design incorporated energy
efficient systems, recycled
products, and waste reduction
practices that qualify it for LEED
certification.




Dispel the Perception Problem

Perception HTC requires museum style restoration

The building will serve as office space
for owner Self Tucker Architects with
the City of Memphis'’s new
Entrepreneurs Network Center, as
primary tenant. The rehabilitation has
brought renewed life and energy to a
building that was vacant and
endangered for eighteen years.




Mill or Factory Buildings Still Make Great Projects

More from Mr Tess...
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Mill or Factory Buildings Still Make Great Projects

Recent Example

........

E.W. King building—-now home to the Bristol Renaissance Center and is

company.
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?The restoratlon itself was thought
to have created at least 25 jobs.




Catalyst for new growth in Bristol

According to Tracy Mumpower,
a Deloitte spokesperson,
“Almost all of the people who
work in our office are from the
Bristol area...to be able to stay
in Bristol in a professional-level
job...is absolutely amazing.”

Deloitte currently has fifty
employees but has plans to
expand within the King Building
space.
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Tax Credit Language
can be different from
NR language

“certified historic
structure”

A certified historic structure is defined as a
building that is

From NPS

listed in the National Register of Historic
Places, either

o individually or

o as a contributing building in a National

Register historic district,

Only a certified historic structures qualify for
the credits. The “structure” must be a
building—not a bridge, ship, or a railroad cair,
for example.



“rehabilitation”

"Rehabilitation” is defined in the regulations (36 CFR Par
67) as:

The process of returning a building or buildings to a
state of utility, through repair or alteration, which makes
possible an efficient use while preserving those
portions and features of the building and its site and
environment which are significant to its historic,
architectural, and cultural values.

Rehabilitation not only encourages the repair of historic
buildings, it allows appropriate alterations to ensure thei
efficient contemporary use. Examples include the
continued use of hotels, stores, and private residences,
as well as the adaptation of vacant schools into
apartments, warehouses into offices, and industrial
buildings into commercial space.

From NPS



Historic buildings are physical records of past
inhabitants. People make changes to buildings over
time to fit new uses and needs. The historic
character results from the combination of the
character-defining features that have established
the appearance of the building as it has evolved

“historic

Character-defining aspects of the building that need

h -t n to be identified and evaluated may include form and
C a ra C e r detailing of exterior materials, exterior features

such as roofs, porches, and windows; materials,

such as plaster and wood; finished and unfinished

interior spaces; and interior features, such as
moldings and stairways, room configuration, and
spatial relationships, as well as structural systems.

From NPS




The National Park Service must
approve, or “certify” all
rehabilitation projects seeking
the 20% tax credit. A certified
rehabilitation is a rehabilitation of

" C e r-t iﬂ e d a certified historic structure that

is approved by the NPS as being

re h q b i I i-t a-t i 0O n" consistent with the historic

character of the property and,
where applicable, the district in
which it is located.

From NPS




“Substantial
rehabilitation
test”

The project must meet the "substantial rehabilitation test." In brief, this
means that the cost of rehabilitation must exceed the pre-rehabilitation cost
of the building. Generally, this test must be met within two years or within five
years for a project completed in multiple phases.

The cost of a project must exceed the greater of $5,000 or the building’s
adjusted basis. The following formula will help you determine if your project
will be substantial:
e A —B—C+D = adjusted basis
A = purchase price of the property (building and land)

B = the cost of the land at the time of purchase
C = depreciation taken for an income-producing property
D = cost of any capital improvements made since purchase

If the owner has a question about this, they should consult a tax accountant!



https://www.nps.gov/tps/tax-incentives/before-apply/eligibility-requirements.htm
https://www.nps.gov/tps/tax-incentives/before-apply/eligibility-requirements.htm

Not every expense associated with a rehabilitation project contributes toward the
calculations for the 20% rehabilitation tax credit. In general, only those costs that
are directly related to the repair or improvement of structural and architectural
features of the historic building will qualify.

Costs associated with these items are generally eligible

WENS

Partitions

Floors

Ceilings

Permanent coverings, such as paneling or tiles

Windows and doors

Components of central air conditioning or heating systems
Plumbing and plumbing fixtures

Electrical wiring and lighting fixtures

Chimneys

Stairs

Escalators, elevators, sprinkler systems, fire escapes
Other components related to the operation or maintenance of the t

“QRE”
Qualified
rehabilitation
ex p enses Expenses g;gltdttqt.fy for the rehabilitation tax credit

Cabinets
Carpeting (if tacked in place and not glued)
Decks (not part of original building)
Demolition costs (removal of a building on property site)
e—_FEgncing
° Feasibility studies
https://www.nps.gov/tps/tax-incentives/before-a



https://www.nps.gov/tps/tax-incentives/before-apply/qualified-expenses.htm

Process Overview

Before Describe the During

Needs an overview of
what makes the building
significant, architectural
description of the
building or buildings if a
complex e Amendment forms
can document
project changes

Basically a project
description of the rehab

e Form breaks down
by type of work

Documents historic
character Documents HC will be
retained

After

Nothing written. Signed
form requesting
certification of rehab
completed as done in the
Part 2 and any
Amendments, if needed

Lots of clear photos of the
building post-rehab

Documents HC still there!



Be sure you are using the New NPS Forms!

NS Form 10-168 Rev. 062016v2) OMB Coatrol No. 10340009
‘Nadonal Pck Service
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HISTORIC PRESERVATION CERTIFICATION APPLICATION
PART 2 - DESCRIPTION OF REHABILITATION
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Submit two “wet-signed” copies of forms to me
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Evaluation of Significance
Take good photos!

Do not need a photo of every single inch of the
building for the Part 1.

Do need overviews of main spaces, character
defining features, and representative views of
offices/apartments if similar.



For Parts 1-3

Just because you took the photo doesn't mean you
have to use it. Dontinclude itifitis:
e Dblurry,

e repeats the same area,

e oOrisn't a character defining feature

Paring down photos means less you have to
label and key.



Photos cannot be submitted digitally...to NPS.

NPS Requirement! | will have to send it back if you do not
include printed photos.

Photos must be submitted on photo paper.

e Regular (Crisp and Clear) 4X6 type prints
e Regular copy paper is not allowed. =
e Must be labeled on the back of the photo&_\_

iy

| NS




Make sure you have
a clear photo key,
site plan, and floor

plans

NPS Requirement! It doesn't have

to be architectural renderings, but I will
have to send it back if you do not include

these things.

% Photo Key- Level 1

Sterick North Garage & Hotel, 22 N. BB King Blvd, Memphis, TN 38103



If property is Contributing within a HD, provide

The info from the NR

An updated architectural description, both interior and exterior
Explain any changes from when it was listed.

A5

WEST SIDE PUBLIC SQUARE LOOKING NORTH, DYERSBURG, TENN www.MyGenealogyHound.com 11116




If property is Non-Contributing within a HD but sufficient changes have occurred that i
would now be contributing, provide

the info from the NR
an updated architectural description, both interior and exterior

Explain any changes from when it was listed and why it should now be contributing
Note the POS and how it would fit with it




Submit two copies of everything to SHPO for review. SHPO will submit to NPS.

If they have any comments they will let us know but eventually, in most cases,

MNPS certifiec Your building! Lﬁﬂ@ﬁ&ﬂ

Description of Rehabilitation




Describe the Rehab

P2 also requires Plans and Overall Site Plan

Form must include a clear and concise project description of the rehab

Form breaks down by type of work

Work must meet all of the Secretary of the Interior's Standards for Rehabilitation

Be clear about where work will not be happening (if a single large building or complex)
Document what will happen to the entire property (landscaping features, parking lots, etc)



% e Explain major changes in more detail

e Include renderings to document project will meet the standards
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P2 Can Need More

Photos Than P1

Make sure the labels are clear and descriptive

Photo #1

Sterick North, 22 N. BB King Blvd, Memphis, TN 38103
View: Exterior from NW

Description: Exterior showing North and West fagades
11114119

Photo #3

Sterick North, 22 N. BB King Blvd, Memphis, TN 38103
View: Exterior from NE

Description: Exterior showing North facade

11114119

Photo #2

Sterick North, 22 N. BB King Blvd, Memphis, TN 38103
View: Exterior from SW

Description: Exterior showing West facade

11114119

Photo #4
Sterick North, 22 N. BB King Blvd, Memphis, TN 38103
View: Exterior from NE

Description: Exterior showing lower Levels of North and East
facades
111419




Needs Clear Plans

SURROUNDING BUILDINGS

Make sure you have documented the
building with photos, site plans, and
floor plans every where work is
proposed....and again photos are keyed
to site plan/floor plans.

EXISTING APPROX 60" TREES

RIGHT PERSPECTIVE



Submit two copies of everything to SHPO for review. SHPO will submit to NPS.

NPS will contact the owner to pay the fee before they begin their review. More
info about the fee is

If they have any comments they will let us know but eventually, in most cases,

NPS approves
Yyour rehabilitation!

Rehabilitation



https://www.nps.gov/tps/tax-incentives/app-process/fees.htm

Things come up.

e Amendment form can document project changes

e Easyform

e Also needs plans, renderings, etc. to document proposed changes
from Part 2

But when construction is complete, the building it has been “placed into service,” and is listed in the
National Register...you are ready for the Part 3!

Part 3 is the Request for Certification of Completed Work



P3 is relatively simple. The After.

Part 3 is the Request for Certification of Completed Work

Our office and NPS will evaluate the completed project and compares it with
the work proposed in the Part 2 application form.

If it meets the Standards, the National Park Service approves the project as a
certified rehabilitation eligible for the 20% rehabilitation tax credit.

Photo #1

Sterick North, 22 N. BB King Blvd, Memphis, TN 38103
View: Exterior from NW

Description: Exterior showing North and West facades

11114119

Photo #3

Sterick North, 22 N. BB King Blvd, Memphis, TN 38103
View: Exterior from NE

Description: Exterior showing North facade

11114/19

Photo #2

Sterick North, 22 N. BB King Bivd, Memphis, TN 38103
View: Exterior from SW

Description: Exterior showing West facade

111419

Photo #4

Sterick North, 22 N. BB King Bivd, Memphis, TN 38103
View: Exterior from NE

Description: Exterior showing lower Levels of North and East
facades

11114119




P3 is essentially photos.

Helpful to take same photos as P2.

e Can reuse the photo keys and labels!
e [Easy to see rehab as before and after.

Photo #1

Sterick North, 22 N. BB King Blvd, Memphis, TN 38103
View: Exterior from NW

Description: Exterior showing North and West facades
11/14/19

Photo #3

Sterick North, 22 N. BB King Blvd, Memphis, TN 38103
View: Exterior from NE

Description: Exterior showing North facade

11/14/19

Photo #2

Sterick North, 22 N. BB King Blvd, Memphis, TN 38103
View: Exterior from SW

Description: Exterior showing West facade

11114119

Photo #4

Sterick North, 22 N. BB King Bivd, Memphis, TN 38103
View: Exterior from NE

Description: Exterior showing lower Levels of North and East
facades

11114119




Photo 21 Universal Life Insurance Company 1/31/19
Universal Life insurance Company 7/31/15 View from the rear entrance door looking along the central axial corridor to the front door. Pa rt 3

View from the rear entrance door looking along the central axial corridor to the front door.

Photos

Ph 24 Universal Life Insurance Compan
View of the second floor public lobby. looking towards the stair to the first floor.




Submit two copies to SHPO for review and
SHPO submission to NPS.

If they have any comments they will let us know
but eventually, in most cases,

NPS certifies your
rehabilitation!



Once the Part 3 is Certified...

The owner can claim the credit...The End*

*Unless, the owner does anything rehab or
ownership related in the next five years, plans
will need to be submitted to our office to send to
NPS for review on an Amendment form.



More Information

THC-Federal Historic
Tax Credit Program

NPS-Tax
Incentives—Technical
Preservation Services

Novogradac About the

Historic Tax Credit

Holly Barnett
615.770.1098

Historic Tax Credit Program
State Historic Preservation
Office

Clover Bottom Mansion
2941 Lebanon Pike
Nashville, TN 37214


mailto:holly.m.barnett@tn.gov
https://www.tn.gov/environment/about-tdec/tennessee-historical-commission/redirect---tennessee-historical-commission/redirect---federal-programs-for-the-tennessee-historical-commission/federal-historic-tax-credit-program.html
https://www.tn.gov/environment/about-tdec/tennessee-historical-commission/redirect---tennessee-historical-commission/redirect---federal-programs-for-the-tennessee-historical-commission/federal-historic-tax-credit-program.html
https://www.nps.gov/tps/tax-incentives.htm
https://www.nps.gov/tps/tax-incentives.htm
https://www.nps.gov/tps/tax-incentives.htm
https://www.novoco.com/resource-centers/historic-tax-credits/htc-basics/about-historic-tax-credit
https://www.novoco.com/resource-centers/historic-tax-credits/htc-basics/about-historic-tax-credit



